
DEVELOPMENT REVIEW BOARD REPORT 

MEETING DATE: 10/6/2005    ITEM NO. ___8____ 
    
 

CASE NUMBER/ 
PROJECT NAME 

68-DR-2005 
Quisana @ Troon North (Parcel Q) 
   

LOCATION Northeast corner of Alma School Parkway and Pinnacle Vista Drive.  

REQUEST Request for approval of a site plan, elevations, cuts and fills over eight (8) feet, 
minor modification of the Hillside Conservation (HC) boundary, and access to 
two (2) units via a common access easement, for a twenty-nine (29) unit single-
family residential development in the Service Residential (S-R HD), Hillside 
Conservation (HC) District. 
 

OWNER Cielo Homes LLC 
480-661-5425 
 

ENGINEER Southwest Land Consulting 
602-291-9288 

ARCHITECT/ 
DESIGNER 

Lamb Architects 
480-994-5262 

APPLICANT/  
COORDINATOR 

Eric Gerster 
Pinnacle Paradise Inc. 
480-563-5191 

BACKGROUND Zoning. 
The site is zoned Service Residential (S-R HD) and Hillside Conservation (HC) 
District and is situated within the Hillside District. The Hillside District is a 
zoning district that was applied to this area prior to adoption of the ESL 
Ordinance in 1991. Both residential and office uses are permitted in the (S-R) 
zoning district and the applicants have chosen to develop for residential use.  
 
Context. 
The site is located in Troon North at the Northeast corner of Alma School 
Parkway and Pinnacle Vista Drive. Adjacent Uses:   

• North: Alma School Park site and the new City fire station with (O-S) 
Open Space District zoning, Echo Ridge (R-4) residential 
community is situated north of the park site. 

• South: Reata Pass Steakhouse and Greasewood Flats are situated south 
and southwest and have (C-2) General Commercial District 
zoning.  

• East: Alma School Park with (O-S) Open Space District. 
• West: Alma School Parkway and the Pinnacle Canyon at Troon North 

(R-4). 
 

APPLICANT’S 
PROPOSAL 

Applicant’s Request.  
The request is for approval of the site plan, elevations and cuts and fills over 8 
feet for the proposed single-family residential development.  To accommodate 
the site plan, a minor modification to the existing Hillside Conservation (HC) 
boundary line is requested as part of this Development Review Board (DRB) 
application.  The applicant is also requesting approval for cuts and fills 
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exceeding 8 feet on 9 lots located along the hillside, including Lots 7-9, 14-16, 
23, 28 and 29.  Maximum cuts of approximately 16 feet are requested on Lot 28.  
Cuts are located at the rear of the homes and are not visible from adjacent streets 
or off of the site.  
 
The site has full access from Alma School Parkway (a 90-foot wide Major 
Collector), immediately opposite from Pinnacle Canyon at Troon North and 
108th Street.  Internal private streets (Tracts) are gated with a 40-foot wide right-
of-ways terminating in cul-de-sacs to access homes.  No access is provided to 
Pinnacle Vista Drive to the south.  Homes are single story with modified 
Tuscany style architecture with two-car garages.  Garage setbacks are a 
minimum of 18 feet from back of curb. Buildings consist of gray, tan and brown 
stucco and “cultured stone” walls with varied height (12 to 18 feet), and blended 
brown and gray tile pitched roofs.  Buildings feature wood beams and accent 
trim, rotundas, entry porticos with main level and clearstory windows.  Security 
gates are constructed of tan wrought iron with stone veneer columns. 
 
A minimum 30-foot wide, 40-foot average, width scenic buffer is provided along 
the site’s Alma School Parkway frontage.  An existing 1.66 acres Hillside 
Conservation (HC) area on the eastern side of the site contains a hilltop rock 
outcrop area.  This HC area boundary is requested to be adjusted to maintain the 
same overall area, but will better reflect site conditions and provide for the 
proposed use and development of the site. (See NAOS Worksheet, Attachment 
#8)  A 6-foot wide D.G. trail will be provided along the Alma School Parkway 
frontage.   No sidewalks are provided within the site.  
 
Development information.   
• Existing Use:  Undeveloped land including an existing, 

 dedicated Hillside Conservation area  
• Proposed Use:  29 single family homes 

• Parcel Size:  13 acres (gross) 

• Building Size: 2,800 to 3,300 square feet per residence 

• Building Height 
 Allowed/Proposed: City Council approved amended  
  development standards for building height 
  to exceed 18 feet for up to 25% of the  
  building floor area to a maximum of 24 feet 
  high, measured from natural grade.   
  Heights would still be no more than 18 feet 
  above pad grade. 

• Parking Required/Provided: Two (2) spaces per dwelling unit/ 2.0 
(minimum) 

• Open Space Required/Provided: Required and Provided NAOS is 151,394 
 square feet (3.48 acres).  Of this total, 
 92,376 square feet (2.12 acres) is provided 
 on site and 59,018 square feet (1.35 acres) is 
 located offsite and provided from the Troon 
 NAOS land bank, not including the HC 
 area. 
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• FAR: 0.169 
• Number of Units: 29  
• Density: 2.23 du/acre 
• Total Building Square Footage: 95,700 square feet (29 units at 3,300 square 

  feet)  
• Other: Minor modification to the Hillside  

  Conservation boundary is requested, with 
  72,092 square feet existing and 72,168 
  square feet subsequent to modification. 

 
DISCUSSION 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
KEY ISSUES 
 

The site plan design orients building envelopes outside of the HC area while 
protecting the area as open space.  The amended development standards for 
building height approved by City Council permit flexibility and help reduce 
environmental impact by allowing building pads to be set into and along the 
hillside, and reducing cuts and fills.  The 24- foot building heights approved by 
City Council are measured from natural grade and permit variations in the pad 
height on the sloped ground, while maintaining building heights at 18 feet above 
pad levels.  Minor adjustments to the Hillside Conservation boundary and 
approval of cuts and fills over 8 feet are requested to accommodate site 
development and conform to boulder and steep slope preservation.  Views from 
adjoining properties will not be adversely impacted. 
 
Access to Units 28 and 29 will be provided via a common access easement and 
emergency vehicle easement situated between the end of the north cul-de-sac 
and the Alma School Park access road. 
 

• The site plan and amended development standards for building height 
were approved by City Council with the associated zoning case (6-ZN-
2005). 

• The applicant has chosen to develop the site under the Hillside District 
rather than ESL provisions, but endeavors to meet ESL standards as 
well.  

• A Hillside Conservation (HC) area on a portion of the site is requested to 
be adjusted as part of this DRB application to better reflect site 
conditions. 

 
OTHER BOARDS AND 
COMMISSIONS 

• The site was zoned S-R (H-D) as part of the original Troon North Master 
Plan zoning case in March 1986. 

• Case 43-ZN-1994 is the most recent case affecting this portion of Troon 
and provided up-dated development standards and land uses. 

• Case 6-ZN-2005 approved the site plan and amended development 
standards for building height for the site on July 6, 2005. 

 
STAFF 
RECOMMENDATION 

 
Staff recommends approval, subject to the attached stipulations. 
 









































Stipulations for Case: 
Quisana @ Troon North (Parcel Q) 

68-DR-2005 
Unless otherwise stated, the applicant agrees to complete all requirements prior to final plan approval, to 

the satisfaction of Project Coordinator and the Final Plans staff. 
 

PLANNING  
 

APPLICABLE DOCUMENTS AND PLANS: 
DRB Stipulations 

1. Except as required by the City Code of Ordinances, Zoning Regulations, Subdivision Regulations, 
and the other stipulations herein, the site design and construction shall substantially conform to the 
following documents: 

i. Architectural elements, including dimensions, materials, form, color, and texture, shall 
be constructed to be consistent with the building elevations on Sheets A3.0-3.5 
submitted by Lamb Architects with a staff date of 9/23/05. 

ii. The location and configuration of all site improvements shall be constructed to be 
consistent with the site plan submitted by Southwest Land Consulting with a staff 
date of 9/23/05. 

iii. Landscaping, including quantity, size, and location of materials shall be installed to 
be consistent with the conceptual landscape plan submitted by Southwest Land 
Consulting with a staff date of 9/23/05. 

iv. Cross section and conceptual roof peak shall be consistent with the Site Cross 
Sections Sheets SEC01 and 02 submitted by Southwest Land Consulting with a staff 
date of 9/23/05. 

v. Cuts and fills shall be consistent with the Cuts and Fills Plan Sheet CFP01 submitted 
by Southwest Land Consulting with a staff date of 9/23/05. 

vi. Modification of Hillside Conservation boundary shall be consistent with the area 
shown on NAOS Worksheet, Sheet NW01 submitted by Southwest Land Consulting 
with a staff date of 9/23/05. 

vii. Entry gate and fence details, materials, form, color, and texture, shall be constructed 
to be consistent with the Site Amenities detail shown on Sheet A1.1 submitted by 
Lamb Architects with a staff date of 9/23/05. 

ARCHITECTURAL DESIGN: 
DRB Stipulations 

2. MAXIMUM DWELLING UNITS/MAXIMUM DENSITY.  The number of dwelling units on the site shall 
not exceed 29 without subsequent public hearings before the Planning Commission and City Council.   

ATTACHMENT B 
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3. LAND USE BUDGET TABLE: 
 

Parcel Gross 
Acres 

Zoning Propose
d DU/AC

Max 
DU/AC 

Proposed 
# of Units 

Max # of 
Units 

Q 13.0 S-R 2.2 +/- 2.2 +/- 29 29 
 

4. BUILDING HEIGHT LIMITATIONS.  Per the attached amended development standards approved by 
City Council by Case 6-ZN-2005, no building on the site shall exceed 18 feet in height, measured 
from finished pad level.  However, up to 25% of the floor area of the building may be built up to 24 
feet above natural grade, as long as no part of the building exceeds 18 ft. in height above finished 
pad level.   

 
5. PEDESTRIAN ACCESS.  With the final plans submittal, the developer shall submit a plan providing 

pedestrian access to the commercial and recreational areas on and adjacent to the site. 
 

6. All exterior mechanical, utility, and communications equipment shall be screened by parapet or wall 
that matches the architectural color and finish of the building.  Wall or parapet height for roof-mounted 
units shall meet or exceed the height of the tallest unit. Wall height for ground-mounted units shall be 
a minimum of 1 foot higher than the tallest unit. 

7. Dooley wall and chain link fencing shall not be allowed. 

8. All walls shall match the architectural color, materials and finish of the building(s). 

Ordinance 
A. Note regarding the election to develop under the Hillside District (HD).  Pursuant to the ESL 

Ordinance, the applicant has elected to develop the site under the Hillside District provisions 
however; the developer is encouraged to comply with the provisions of the ESL Ordinance to the 
greatest possible extent.   

SITE DESIGN: 
DRB Stipulations 

9. Face of garage shall be a minimum of 18 feet behind finished curb.  

Ordinance 

B. Access to Unit 26 and 27 may be permitted from the Common Access and Emergency Vehicle 
Access easement extending along the frontage of the properties.  The applicant shall place”No 
Parking At Any Time” signs along this access easement.   

OPEN SPACE: 
DRB Stipulations 

10. SCENIC BUFFER.  The scenic buffer width along Alma School Parkway shall be a minimum of 30 
feet and an average of 40 feet wide, measured from the outside edge of the street right-of-way.  
Unless otherwise approved by the Development Review Board, the scenic buffer shall be left in a 
natural condition. 

 
11. SCENIC BUFFER DEDICATION.  Before a building permit is issued, the final plat or site plan shall 

show and dedicate an easement to the city, identifying a minimum of 30 feet and an average of 40 
feet wide scenic buffer easement along Alma School Parkway, as shown on the Site Plan, staff dated 
9/23/05.  

 
12. WASH CORRIDOR EASEMENTS-ADJACENT WALLS.  Solid walls adjacent to Wash Corridor 

easements shall comply with the following standards: 
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a. Walls shall not be constructed within the Wash Corridor easement. 
b. Walls shall be located only within an approved construction envelope, or approved wall 

easement of community tract. 
c. Solid, opaque walls higher than three (3) feet shall be set back four (4) feet from the Wash 

Corridor easement for each one (1) foot of solid, opaque wall height above three (3) feet.  No 
wall shall exceed six (6) feet in height. 

 

Ordinance 

C. Modification of the wash extending along the scenic corridor adjacent to Alma School Road shall be 
subject to final wash modification approval by the Zoning Administrator.  

N.A.O.S.: 
DRB Stipulations 

13. With final plans submittal, the developer shall provide a minimum of 3.48 acres of NAOS which may 
consist of a minimum of 92,376 square feet (2.12 acres) of NAOS located on-site and 59,018 square 
feet (1.35 acres) of off site NAOS obtained from the Troon North NAOS land bank in addition to lands 
contained within the Hillside Conservation boundary, with modifications of the Troon North land bank 
tables accordingly, or appropriate combination thereof acceptable to City staff.  

Ordinance 

D. With the modification of the Hillside Conservation boundary, the developer at final plans approval 
shall verify that a minimum of 72,168 square feet (1.66 acres) is contained within the reconfigured 
boundaries of the HC boundary.  

LANDSCAPE DESIGN: 
DRB Stipulations 

14. Upon removal of the salvageable native plants the salvage contractor shall submit completed Native 
Plant Tracking Form as well as a list identifying the tag numbers of the plants surviving salvage 
operations to the City’s Inspection Services Unit within 3 months from the beginning of salvage 
operations and/or prior to the issuance of the Certificate of Occupancy.   

15. Cut and fill slopes shall be rounded to blend with the existing contours of the adjacent natural grades. 

16. Before issuance of final certificate of occupancy, the developer shall build a berm connecting the hill 
and channel embankment, located north of the park/ fire station access road (north of lots 25 and 26), 
that is to a height and configuration acceptable to the Community Services Department, through 
consultation with Echo Ridge residents.  The developer shall landscape the berm to screen Parcel Q 
and the future joint park/ fire station access road from the existing Echo Ridge subdivision.   This 
landscape berm may contain plant material salvaged from parcel Q, and shall include a minimum of 5 
– 24-inch box trees, with final plant quantities, types and sizes to be shown on the final landscape 
plan and be to the satisfaction of the Community Services Department, through consultation with 
Echo Ridge residents.  The developer shall be responsible for connection of an irrigation system to 
this landscape berm extended from Parcel Q, and irrigate the area in a manner and for such period 
as required by city guidelines. 

17. BOULDERS AND BEDROCK OUTCROPS.  With the Final Plans submittal, the developer shall 
submit a plan identifying all boulders larger than six (6) feet in diameter and all bedrock outcrops. 

EXTERIOR LIGHTING DESIGN: 
DRB Stipulations 

18. All exterior luminaires shall meet all IESNA requirements for full cutoff, and shall be aimed downward 
and away from property line except for sign and parking lot canopy lighting.  

19. All exterior luminaires shall meet all IESNA requirements for full cutoff, and shall be aimed downward 
and away from property line, except sign, parking lot canopy and landscape lighting.  
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20. The individual luminaire lamp shall not exceed 250 watts.  

21. The maximum height from finished graded to the bottom of the any exterior luminaire shall not exceed 
16 feet.   

22. All exterior light poles, pole fixtures, and yokes, including bollards (when utilized) shall be a flat black 
or dark bronze.  

23. No lighting shall be permitted in dedicated NAOS easements, and Vista Corridor easements.  

24. Incorporate into the project’s design, the following: 

25. Landscape Lighting  

i. All landscape lighting directed upward shall utilize the extension visor shields to limit 
the view of the lamp source. 

ii. Landscaping lighting shall only be utilized to accent plant material. 

iii. All landscape lighting directed upward, shall be aimed away from property line. 

iv. All landscape lighting hanging in vegetation, shall contain recessed lamps, and be 
directed downward and away from property line. (Add only if proposed) 

v.  The landscape lighting lamp shall be an incandescent or halogen incandescent 
source, and shall not exceed 50 watts. 

RELEVANT CASES: 
Ordinance 

E.   At the time of case review, the applicable zoning, DRB, use permit, and etc. Case(s) for the 
subject site were: 43-ZN-1984, 6-ZN-2005 and related Troon Master plan cases. 
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ENGINEERING 

The following stipulations are provided to aid the developer in submittal requirements, and are not 
intended to be all inclusive of project requirements.  The developer shall submit engineering design 
reports and plans that demonstrate compliance with city ordinances, the Scottsdale Revised Code 
and the Design Standards and Policies Manual. 

APPLICABLE DOCUMENTS AND PLANS: 
26. The location and configuration of all site improvements shall be constructed to be consistent with the 

site plan submitted by Southwest Land Consulting with a staff date of 9/23/05. 

27. Conceptual Drainage Report submitted by Southwest Land Consulting. 

STORMWATER, DRAINAGE AND FLOOD CONTROL: 
28. CONCEPTUAL DRAINAGE REPORT.  With the Development Review Board submittal, the developer 

shall submit a conceptual drainage report and plan subject to city staff approval.  The conceptual 
report and plan shall conform to the Design Standards and Policies Manual - Drainage Report 
Preparation. In addition, the conceptual drainage report and plan shall: 

a. Identify all major wash corridors entering and exiting the site, and calculate the peak discharge 
(100-yr, 6-hr storm event) for a pre- verses post-development discharge comparison of ALL 
washes, which exit the property. 

b. Determine easement dimensions necessary to accommodate design discharges. 
c. Demonstrate how the storm water storage requirement is satisfied, indicating the location, volume 

and drainage area of all storage. 
d. Include flood zone information to establish the basis for determining finish floor elevations in 

conformance with the Scottsdale Revised Code. 
e. Include a complete description of requirements of the approved Master Drainage Plan for Troon 

as it relates to this subdivision. 
f. Evaluate the overtopping of Alma School parkway near the south end of this project. Report the 

depth of the sheet flow over the street in a 100-year peak discharge (d100) for street access and 
downstream erosion purposes. 

g. Show and call out the boundaries of a 100-year flood for all washes affecting this subdivision. 
 
29. Demonstrate consistency with the approved master drainage plan and report for Troon. 

Any design that modifies the approved master drainage report requires from the developer a site-
specific addendum to the final drainage report and plan, subject to review and approval by the city 
staff. 
Addendum generated by the final drainage analysis for this site shall be added to the appendix of the 
final drainage report. 
 

30. Provide final calculations and detailed analysis that demonstrate consistency with the accepted 
conceptual drainage plan and report. 

 
31. STORM WATER STORAGE REQUIREMENT.  On-site storm water storage is required for the full 

100-year, 2-hour storm event, unless city staff approves the developer’s Request for Waiver.  See 
Section 2 of the Design Standards and Policies Manual for waiver criteria. 

 
32. If applicable, the developer shall submit to the Community Development Division a Request for 

Waiver Review form, which shall: 
Include a supportive argument that demonstrates historical flow through the site will be maintained, 
and that storm water runoff exiting this site has a safe place to flow. 
Include an estimate for payment in-lieu of on-site storm water storage, subject to city staff approval. 
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33. Before the improvement plan submittal to the Project Quality/Compliance Division, the developer shall 
have obtained the waiver approval. 

 
34. STORM WATER STORAGE EASEMENTS.  With the Development Review Board submittal, the 

developer shall submit a site plan subject to city staff approval.  The site plan shall include and 
identify tracts with easements dedicated for the purposes of storm water storage, in conformance with 
the Scottsdale Revised Code and the Design Standards and Policies Manual. 

 
35. DRAINAGE EASEMENTS.  Before the issuance of any building permit for the site, the developer 

shall dedicate to the city, in conformance with the Scottsdale Revised Code and the Design 
Standards and Policies Manual, all drainage easements necessary to serve the site: 

a. Storage system shall be designed to store first 30% of required runoff volume off paved areas 
(to avoid ponding of nuisance water on pavement). 

 

36. Parking lot storage areas shall be designed so as to minimize interference with pedestrian traffic.  
Depth of water shall not exceed six inches within the parking area. 

a. Street Crossings: 

1. Watercourse crossings for roads shall be designed to provide for 100-year 
access to all lots by at least one route.  Accessibility will be considered to 
exist if it can be shown by the engineer that at the time of the peak flow, the 
depth of flow over the road will not be greater than 1 foot. 
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ROADWAY, INTERSECTION, AND ACCESS DESIGN: 
37. Streets and other related improvements: 

 

 
Street Name/Type Dedications Improvements Notes 
Alma School 
Parkway 

None required Provide south 
bound left turn 
paint stripe holding 
bay. May need to 
reconstruct the 
existing median. 

Provide 6 ft. wide 
sidewalk along 
Alma School Rd. 
separated from 
back of the curb, as 
required by the City 
staff. 

Internal Local 
Condominium 
Street 

forty (40) foot wide 
condominium 
access easement or 
tract.  Minimum cul-
de-sac width shall 
be 45 feet.  

Provide 24 foot 
wide back of curb to 
back of curb 
improvement as 
required by the City 
staff for all internal 
streets. 
Provide a minimum 
24 ft. wide 
emergency vehicle 
access to the Fire 
Station/Park access 
Road at north. A 
raised center 
median planter is 
permitted within the 
cul-de-sacs, if 
acceptable to city 
staff. 

No on-street 
parking is permitted 
unless otherwise 
approved by the 
Fire Dept.  
All lots shall have 
frontage on a 
dedicated street, as 
required per the S-R 
Zoning Ordinance 
unless approved by 
the DRB and by the 
City staff. 

Fire Station/Park 
Access Road 

Twenty (20) ft. wide 
half street easement 
dedication for the 
Park/ Fire Station 
Park access road, 
or as modified and 
acceptable to 
Community 
Services 
Department 

Provide Knox Box 
emergency access 

Provide pedestrian 
connection/ gate 
from project site to 
Park/ fire station 
access road. 
Provide a location 
for a park access 
sign park along 
park/fire station 
access road 
acceptable to 
Community 
Services 
Department 

 
 NOTE, THESE PROVISIONS SHALL BE SHOWN ON THE FINAL APPROVED SITE PLAN.

a. The internal private streets for this site shall be designed and constructed to the local private 
 condominium street requirements of the City of Scottsdale ESL Road Design Standards.  
b. The developer shall provide any improvements supported by the approved traffic impact 

study for the site, as determined by the city staff. 
c. Garages shall be setback a minimum of 18 ft. from back of curb for internal street. 

 
38. PEDESTRIAN CIRCULATION PLAN.  With Final Plans submittal, the developer shall submit a 

Pedestrian Circulation Plan for the site, which shall be subject to city staff approval.  This plan shall 
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indicate the location and width of all sidewalks and pedestrian pathways. 
 

39. PRIVATE STREET CONSTRUCTION.  All private streets shall be constructed to full public street 
standards, except equivalent construction materials or wider cross-sections may be approved by City 
staff.  In addition, all private streets shall conform to the following requirements: 

 
a. No internal private streets shall be incorporated into the city's public street system at a future 

date unless they are constructed, inspected, maintained and approved in conformance with 
the city's public street standards.  Before any lot is sold, the developer shall record a notice 
satisfactory to city staff indicating that the private streets shall not be maintained by the city. 

b. Before issuance of any certificate of occupancy for the site, the developer shall post access 
points to private streets to identify that vehicles are entering a private street system. 

c. Secured access shall be provided on private streets only.  The developer shall locate security 
gates a minimum of 75 feet from the back of curb to the intersecting street.  The developer 
shall provide a vehicular turn-around between the public street and the security gate. 

 

DRB Stipulations 

40.  If a gated entrance is proposed, the developer shall design and construct the gated entrance in 
conformance to Figure 8.1-1 of the City’s Design Standards and Policies Manual. 

41. The internal streets shall be private.  The private street tracts shall be dedicated to provide emergency 
and service vehicle access and public utility construction and maintenance. 

Ordinance 

a. The developer shall submit a detailed striping and signage plan with 
final plans.  The striping and signage plan shall include all existing improvements and striping within 
300 feet of the limits of construction, and all signs, striping, or other traffic control devices proposed to 
accommodate phased and ultimate construction. 

DRB Stipulations 

42. Trail Easement: 

i. Prior to final plan approval, the developer shall dedicate a minimum 15-foot wide 
public trail easement along Alma School Road.  Before any certificate of occupancy 
is issued for the site, the developer shall construct a minimum 8-foot wide public trail 
within the easement.  The trail shall be buffered from parking areas and from vehicles 
as much as possible.  The applicant shall be responsible for coordinating the 
approved trail alignment with the City’s Trail Coordinator.  The alignment shall be 
determined prior to submission of final plans. 

ii. The developer shall provide signage for all trails per Section 7.3 of the City’s Design 
Standards & Policies Manual.  The location and design of the signs and markers shall 
be shown on the final improvement plans to the satisfactions of Parks and Recreation 
staff.  Sight Distance Easements: 

43. Sight distance easements shall be dedicated over sight distance triangles.  

i. Sight distance triangles must be shown on final plans to be clear of landscaping, 
signs, or other visibility obstructions between 2 feet and 7 feet in height. 

ii. Refer to the following figures: 3.1-13 and 3.1-14 of Section 3.1 of the City’s Design 
Standards and Policies Manual, published December 1999. 

44. Vehicular Non-Access Easement: 

i. Prior to final plan approval, the developer shall dedicate a 1-foot wide vehicular non-
access easement along the property frontage on Alma School; Pinnacle Vista and 
Fire station access Road except at the approved driveway location. 

45. Indemnity Agreements: 
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i. When substantial improvements or landscaping are proposed within a utility 
easement, an indemnity agreement shall be required.  The agreement shall 
acknowledge the right of the City to access the easement as necessary for service or 
emergencies without responsibility for the replacement or repair of any improvements 
or landscaping within the easement. 

Ordinance 

G. Drainage Easement: 

1. Drainage and flood control easements shall be dedicated to the City to the limits of 
inundation for all vista corridor washes, for all washes having a discharge rate of 50 
cfs or more, for all FEMA regulatory floodways to the extent of the 100-year base 
flood elevation, and for all stormwater storage basins.  All drainage and flood control 
easements shall be dedicated to the City with maintenance responsibility specified to 
be that of the property owner. 

H. Waterline and Sanitary Sewer Easements: 

1. Before the issuance of any building permit for the site, the developer shall dedicate to 
the City, in conformance with the Scottsdale Revised Code and the Design 
Standards and Policies Manual, all water easements necessary to serve the site. 

I. Public Utility Easement: 

1. An 8-foot wide public utility easement shall be dedicated along both sides of internal 
streets.  The 8-foot wide easements may be reduced or eliminated upon approval of 
the public utility companies. 

REFUSE: 
DRB Stipulations 

46. If individual (80-gallon) refuse containers are not planned for the development, the site’s trash 
enclosures shall be constructed to City of Scottsdale’s Refuse Enclosure detail. 

b. Underground vault-type containers are not allowed.  

c. Refuse collection methods, i.e., site plan circulation will be approved at final plan 
review. 

d. Refuse collection can be provided by the City of Scottsdale's Sanitation Division, at 
480-312-5600. 

WATER AND WASTEWATER STIPULATIONS 
47. The following stipulations are provided to aid the developer in submittal requirements, and are not 

intended to be all-inclusive of project requirements.  Water and sewer lines and services shall be in 
compliance with City Engineering Water and Sewer Ordinance, the Scottsdale Revised Code and 
Sections 4 and 5 of the Design Standards and Policies Manual.  

DRB Stipulations 

48. Before the improvement plan submittal to the Plan Review and Permit Services Division, the developer 
shall obtain approval of the master water and wastewater reports.  The improvement plans shall be 
consistent with the approved master water and wastewater reports.  Any design that modifies the 
approved master report requires from the developer a site-specific addendum to the master report, 
subject to review and approval by City staff. 

49. Where walls cross or run parallel with public water mains, public sewer mains, or public fire lines the 
following shall apply: 

i. For walls constructed parallel to these pipes, the walls shall be a minimum of six (6) 
feet from the outside diameter of the pipe. 
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ii. For walls constructed across or perpendicular to these pipes, the walls shall be 
constructed with gates or removable wall panels for maintenance and emergency 
access. 

WATER: 
DRB Stipulations 

50. BASIS OF DESIGN REPORT (WATER).  Before the improvement plan submittal to the Project 
Quality/Compliance Division, the developer shall submit a basis of design report and plan subject to 
Water Resources Department approval. The basis of design report shall conform to the Design 
Standards and Policies Manual.  In addition, the basis of design report and plan shall: 

 
a. Identify the location, size, condition and availability of existing water lines and water related 

facilities such as water valves, water services, fire hydrants, back-flow prevention structures, 
etc. 

b. Identify the timing of and parties responsible for construction of all water facilities. 
c. Include a complete description of requirements relating to project phasing. 

 
51. APPROVED BASIS OF DESIGN REPORT.  Before the improvement plan submittal to the Project 

Quality/Compliance Division, the developer shall have obtained approval of the Basis of Design 
Report. 

 
52. NEW WATER FACILITIES.  Before the issuance of Letters of Acceptance by the Inspection Services 

Division, the developer shall provide all water lines and water related facilities necessary to serve the 
site.  Water line and water related facilities shall conform to the city Water System Master Plan. 

 
53. WATERLINE EASEMENTS.  Before the issuance of any building permit for the site, the developer 

shall dedicate to the city, in conformance with the Scottsdale Revised Code the Design Standards 
and Policies Manual, all water easements necessary to serve the site. 

WASTEWATER: 
DRB Stipulations 

54. BASIS OF DESIGN REPORT (SANITARY SEWER). ).  Before the improvement plan submittal to the 
Project Quality/Compliance Division, the developer shall submit a basis of design report and plan 
subject to Water Resources Department approval.  The basis of design report shall be in conformance 
with the Design Standards and Policies Manual.  In addition, the basis of design report and plan shall: 

 
a. Identify the location of, the size, condition and availability of existing sanitary sewer lines and 

wastewater related facilities. 
b. Identify the timing of and parties responsible for construction of all sanitary sewer facilities. 
c. Include a complete description of requirements relating to project phasing. 
 
55. APPROVED BASIS OF DESIGN REPORT.  Before the improvement plan submittal to the 
 Project Quality/Compliance Division, the developer shall have obtained approval of the Basis of 
 Design Report. 
 
56. NEW WASTEWATER FACILITIES.  Before the issuance of Letters of Acceptance by the Inspection 
 Services Division, the developer shall provide all sanitary sewer lines and wastewater related facilities 
 necessary to serve the site.  Sanitary sewer lines and wastewater related facilities shall conform to 
 the city Wastewater System Master Plan. 
 
57. SANITARY SEWER EASEMENTS.  Before the issuance of any building permit for the site, the 

developer shall dedicate to the city, in conformance with the Scottsdale Revised Code and the Design 
Standards and Policies Manual, all sewer easements necessary to serve the site. 
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BRIDGES: 
DRB Stipulations 

58. Bridges: 

1. All drainage crossings, including any configuration of box culverts or pipes that span 20 feet or 
more (as measured along the roadway centerline) shall be subject to review and approval by City 
staff. 

2. With the improvement plan submittal to the Plan Review and Permit Services Division, the 
developer shall submit two (2) separate copies of the improvement plans, subject to City staff 
approval, for structural review.   

CONSTRUCTION REQUIREMENTS 
DRB Stipulations 

 
59. City staff may at any time request the developer to submit as-built plans to the Inspection Services 

Division. 

i. As-built plans shall be certified in writing by a registered professional civil engineer, 
using as-built data from a registered land surveyor.   

ii. As-built plans for drainage facilities and structures shall include, but are not limited to, 
streets, lot grading, storm drain pipe, valley gutters, curb and gutter, flood walls, 
culverts, inlet and outlet structures, dams, berms, lined and unlined open channels, 
storm water storage basins, underground storm water storage tanks, and bridges as 
determined by city staff. 

Ordinance 

J. Section 404 permits.  With the improvement plan submittal to the Plan Review and Permit 
Services Division, the developer’s engineer must certify that it complies with, or is exempt 
from, Section 404 of the Clean Water Act of the United States.  [Section 404 regulates the 
discharge of dredged or fill material into a wetland, lake, (including dry lakes), river, stream 
(including intermittent streams, ephemeral washes, and arroyos), or other waters of the 
United States.] 

VERIFICATION OF COMPLIANCE 
DRB Stipulations 

60. Condition for issuance of grading and drainage permit:  Before the issuance of a Grading & Drainage 
Permit: 

i. Provide a copy of the approved drainage waiver with Final Plans Review. 
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